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ProValPlus 
Marshall & Swift Cost Rank (Quality) 
 
The cost rank, or quality of construction, that determines the level of the calculated costs. 
You must enter a cost rank for each occupancy entered in the occupancy grid if the value 
needs to be adjusted for quality.  In addition, you can change the rank for each 
component entered in the component grid, but if left black it will price as Average or 
Rank 2.   
 
The four basic cost ranks are: 
 
§ Low (Rank 1) - These tend to be very plain buildings that conform to minimum 
building code requirements.  Interiors are plain with little attention given to detail or 
finish.  Typically, there are minimum mechanical and low-cost finishes throughout. 
 
§ Average (Rank 2) - These buildings are the most commonly found and meet 
building code requirements.  There is some ornamentation on the exterior with interiors 
having some trim items.  Lighting and plumbing are adequate to service the occupants of 
the building. 
 
§ Good (Rank 3) - These are generally well-designed buildings.  Exterior walls 
usually have a mix of ornamental finishes.  Interior walls are nicely finished and there are 
good quality floor covers. Lighting and plumbing include better quality fixtures. 
 
§ Excellent (Rank 4) - Usually, these buildings are specially designed, have high-
cost materials and exhibit excellent workmanship.  Both exteriors and interiors have 
custom and ornamental features.  Lighting and plumbing include high-cost fixtures. 
 
In addition to the four basic ranks, you can enter ranks down to 0.5 and up to 5.  Also, 
you can enter a cost rank between two rank numbers (e.g., 2.5 for a quality between 
average and good). 
 

 

One potential problem with using 
Rank is that the results of the 
adjustment are not displayed 
anywhere outside of this screen. If 
you enter a Rank of 3.5, it will 
increase the value, but there is 
nothing that shows how much of 
an increase was applied.  
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PART 1.   PREFFERENCE AND NEIGHBORHOOD SETTINGS 
PREFERENCES 

INE OPTIONS 

et up our preferences to allow us to price different neighborhoods with different Marshall & Swift cost databases.  Keep in 
s is only for the commercial occupancies and NOT the yard Items and special features. Their pricing comes from 
r the Residential model is entered for the respective residential neighborhoods. 

 
 
 
 
 
 

Make sure that the Part 1, (Path) 
has a backslash at the end, as:  
J:\Manatron\CESTEngine\ 

 
 
 

                  

2

 
 

This is what the directory on the 
server looks like.  The M&S cost 
databases (msdata32.mdb) are 
stored inside the 2003 and 2004 
folders.  Note that the 2004 folder 
is the same as the “version” we are 
using. 

 this case, we want the MS Black Box 
sts for the 2004 assessment year to be 
r preferred cost database.  Enter 2004 
 the version.  (Part 2) 
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Make sure the name of the database (Part 3), 
which is currently msdata32.mdb, has a 
backslash in front as:  \msdata32.mdb. 

 
 
 
SYSTEM OPTIONS 
 
 

 

This box needs to be checked in 
order to price with the “Black 
Box”.  

Select System, go to Pricing 
Options and select Price Current 
Buildings using Marshall and 
Swift. 

 
 
 
 
 
 
 
 



NEIGHBORHOOD SETTINGS 
 
 

   

In the Commercial Neighborhood, 
enter the name of the version of the 
Marshall & Swift database you want 
to use.  Our example is to use 2004. 
 
If this box is left empty, it will use 
what is set in your preferences. 

 
 

 

If it is decided that you want to 
continue pricing this commercial 
neighborhood using another 
version of the Marshall & Swift 
database, then enter the name of 
the version you wish to use. 
 
For this example we want to 
continue pricing this 
Neighborhood with the 2003 M&S 
cost tables 
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PART II.   DATA ENTRY 
 

This example will take you 
through entering a new 
commercial property 
record.  Select Add A 
Property Record. 
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• Enter a description defining 
the improvement. 

• Make sure the property class 
is correct. 

• Make sure the pricing type is 
Commercial/Industrial. 

 
NOTE: If there is an existing 
property record on this parcel, you 
can copy the sketch/data from that 
property record by using the “Copy 
from…”. 



NOTE: This example will be drawn in four segments 
 
Add Segment 1.   
 

 

Right click, and then 
select “define 

 

 

Leave this screen “as is”, 
with “Define Label” 
clicked on.  Select OK 

 
 
 
 

 

At this point we are starting to 
define the improvement. This is 
done in up to 3 stages which are: 

1) Below grade  
2) At Grade 
3) Upper Levels (if any) 

 
After clicking the correct button, 
select “Define”. 
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Use Slab when floor is concrete.  
Skip “Below Grade” if the floor is wood. 
 
 

Always Ignore “Commercial 
Use” until further notice. 

 

 

Select “At Grade” 
then Define.
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If the entire building is 2 
stories, choose 2s 

Select Br (Brick) 
for this example In this example, we are 

choosing 1s (1 story). 

If taller than 2 stories, 
choose Ns, then fill in the 
number of floors. 

At this time do not 
define the exterior 
cover on this screen.  



 

Click “Done” at this point because 
there are not any “Upper Levels”. 

 
 

 

Draw the sketch, and then the above screen will pop up when it 
is complete.  Select the Primary Use for this building. (This can 
be edited later in the Building section information screen but 
you must define something at this point in the process).   
 
For this example select Auto Showroom and then OK. 
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The following are required 
fields: 

1. Quality Class/Grade 
2. Condition 
3. Year Built *if known 
4. Effective Year 
 

Note: Depreciation is calculated 
from effective year. 
 
Select OK when you have 
finished entering information. 
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Add Segment 2: 
 
From the sketch screen, 
right click & select 
“Define Segment”. 

 
 

 

Select “Define Label” 
then OK.

 
 
 
 
 
 
 



 
 
 

 

Select the Below Grade 
then Define. 

 
 
 

 

In this example we are 
selecting slab. 

Select OK when 
ready to 
continue. 

 
 
 

 

Select “At Grade” 
then Define. 
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Select options needed (in this case, 
we are adding another 1 story brick 
section of the building) 
 
Note: The Label is being built as we 
go. 
 

Since there are no upper 
floors at this time, click 
“Done”. 



 

Sketch segment 2 
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Segment 3, Adding a Mezzanine: 
 
From the sketch screen, right click, 
and then select “Add Outbuilding”. 

 

 

In this case, Mezzanine is a 
“Special Feature”, so select 
that option, then locate 
mezzanine open divided and 
highlight it. 
 
Before leaving this screen, be 
sure to click on “Sketch”, 
BUT, you do not have to 
sketch an outbuilding if you 
do not want to. 

 
 
 
 



 
 
 

    

Fill in all pertinent information, then 
select OK. 
 
SPECIAL NOTE: There needs to be a 1 
in the “Stories or Height” field when 
entering Mezzanines. 

Sketch in the Mezzanine. 
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Segment 4: Upper Floor 
 
In this case, we are creating an upper 
floor for this improvement. 
Therefore; right click & select “Define 
Segment”. 

 



 

This time select Upper 
Levels and DEFINE. 

 
 
 
 

 

Select options as 
needed.  In this 
example choose 1 story 
brick. 
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TIP:  Consider sketching upper levels to the side of the basement and first floor.  This will keep your sketch 
from getting too cluttered. 
 
 
 

 

Enter the sketch. Once 
you hit enter after the 
square footage, a 
screen will pop up 
asking for the starting 
floor number (which in 
our case is 2). 
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Entering the Building Section Information: 
 
 

 
If anything on this screen needs to be changed or added, do 
so at this time.  Then, taking one “floor” at a time, double 
click that floor & follow through on the following screens. 

Go to the 
Buildings Tab 

 
 
 
 
 



 
 

 

You can have multiple uses per 
floor.  In this example, we are 
splitting floor 1 into 75%Auto 
Showroom and 25%Storage.  We 
will do the Auto Showroom first. 
 
Click “Construction” when ready 
to continue. 
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This screen is very important. 
The required fields are: 

• Wall Height 
• Ceiling Height 
• Class/Framing. 

 
 

Pay special attention to the 
Class/Framing you choose because 
your choice will have an effect on 
depreciation and in some cases cause a 
pricing error. 

You can apply user overrides 
for economic or functional 
depreciation at this point 
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Now define the 
Storage Portion of 
this floor.  Double 
Click on Floor 1. 
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You will have to 
enter all of this 
information again as   
it may be different.  

Select the Utility/Storage use code 
from the drop down list.   
 
Notice that the area and % of floor are 
pre-filled with the projected amounts.  
 
Select Construction when ready to 
continue. 

!TIP  You can use 
ranking to “tweak” 
the value 

 



 

The floor layout will look something like the above image when 
you get done. Notice that the different uses per floor are broken 
out in the bottom pane. 
 
At this point, you will need to go back & do each floor just was 
we did the 1st Floor. 

 
 
 
 
 
 
 
 
 
 
 

 
Special Note:  100% of each floor’s area must have been 
assigned a use code before you can price this property 
record. 
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When you are finished 
with all the floors, click 
the “Price Cost” icon to 
price this parcel &\or 
property record. 
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Go to the Values tab, select 
sub-tab “Buildup” & you 
can review the cost 
valuation (example to the 
left). 
 
NOTE: This valuation is 
based on the concept that 
you are using the Marshall 
& Swift Black Box system 
for valuation. If you are 
not, then this screen will be 
different.

 
 



 
 

 

Use this scroll bar to view the entire pricing 
detail for commercial improvements priced 
using the Marshall and Swift Black Box. 

 
 
 
 
 
 
Special Note: As with Residential, if you are including this in the revaluation process for the current assessment 
year, be sure the following is done: 

• Review Year Memo is added (if changing review year) 
• Allocations are edited (be sure to save first) 
• Inspection Records are updated 
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 pricing. 

: 
k onto Proval Plus.  Changes to tables, neighborhoods etc. require the tables to “reload” 
nges will take affect. 
borhood.  Make sure you have created a commercial neighborhood.   Make sure the 
orrect neighborhood. 
 Floor(s) and make sure the required fields all have valid information in them.  See top 
9., and review Entering the Building Section Information starting on page 11. 
ke sure 100% of each floor is assigned a use and the Construction information has been 
. 

icems.txt in the c:\program files\Manatron\ProvalPlus folder.  Pricems.txt is a text file 
ou any pricing errors that occurred during pricing. 
arshall & Swift Data Base (msdata32.mdb) in the CESTENGINE folder in your 

tengine is not READ ONLY. 
 only should check your preferences and make sure the Valuation Method Use Marshall 
ox is checked in the System Preferences.  

cial Model users should make sure the correct model number is entered in the system 
 in the Commercial Neighborhood.  They should also make sure the Use Marshall & 
 is NOT checked in the Valuation Methods in system preferences. 
Type.  If there is not cost data in Marshall & Swift for a certain wall type then there will 
r generated.   

in improvement but the yard items and special features are not pricing. 

: 
orrect Residential Neighborhood is set up for this parcel.  Yard Items and Special 
re found in Residential Pricing. 

s way too high or way too low. 

: 
tive Age, Quality Class/Grade, and Condition 
/Framing.  The two you will probably normally use are Wood Joist and Fire Resistant.  
r Marshall & Swift terminology to help you in classing your wall types correctly. 

cumentation\Commercial\PVP Documentation - 08 Commercial Cost data Entry100.doc 



ProValPlus
Commercial Income Approach Entry 
A basic step by step guide to entering 
income information and producing a value 

using the ProVal Income Engine.

PAGE

2

6

12

SECTION 1 - INCOME MODEL BUILDING

SECTION 2 - INCOME MODEL VALUE

SECTION 3 - ENTERING REPORTED INCOME
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SECTION 1
IMPORTANT!

e models first! The Income section will not work without setting 
 property types with your choices of analytical methods.

NCE YOU HAVE 
T UP THE FIRST 
AR, YOU CAN 
PY THE 
EVIOUS YEAR 

ODEL TO THE 
RRENT YEAR 
D MAKE THE 
PROPRIATE 
ANGES TO THE 
RRENT YEAR.

1. ADD MODEL CONTROL 
STARTING WITH 30, 
FOLLOWED BY THE 
CURRENT ASSESSMENT 
YEAR.

INCOME MODEL BUILDING
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2. Set up 
models. 

3. After models are set up they 
can be edited from here.4. START BY 

ENTERING DEFAULT 
VALUES IN 
NEIGHBORHOOD "0", 
THEN ADD 
NEIGHBORHOODS AS 
YOU ANALYZE THEM.
If the Neighborhood of 
the parcel you are 
working on is not set 
up here, the " 0" 
(default) 
neighborhood values 
will be used.

ENTER ALL USES

If you decide that your 
original property type 
configuration  needed 

to be changed, you can 
revert back to step #1 

anytime and 
individually change the 
way you analyze your 
data by property type 
without having to set 
up all property types 

again.
5. Each 
category must 
be selected 
and populated 
or your model 
value will be 
returned "null"

MORE DETAILED DOCUMENTATION ON PROPERTY TYPE SET UP CAN BE FOUND IN THE 
INCOME DOC IN YOUR DOCUMENTATION DIRECTORY ON YOUR SERVER. 
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5. SET TO YOUR CURRENT 
ASSESSMENT YEAR, ALWAYS 
STARTING WITH 30.
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2. CHECK THIS BOX TO SE
SELECTED WHEN YOU SK
1. OPEN parcel 
SET UP GROUPS. 

T UP INCOME GROUPS FROM THE BUILDING USE CODE 
ETCHED THE BUILDING. 

SECTION 2
INCOME MODEL VALUE

IF YOU LEAVE THIS BOX UNCHECKED YOU CAN SPLIT YOUR BUILDING INTO MORE THAN ONE 
PROPERTY TYPE.  For example, you could assign the main floor of a building a General Retail property 
type and the Second Floor to Apartments.
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CHOOSE "OK" WHEN DONE

4. Selecting this button 
returns to the Property 
Type screen. 

5. IF YOU ARE GOING TO USE THE 
REPORTED INCOME, THIS MUST 
BE CHECKED.

6. IF YOU SET UP YOUR 
MODELS WITH AGE 
RANGE REQUIREMENTS, 
THE EFFECTIVE YEAR 
BUILT MUST BE FILLED 
IN. PROVAL WILL NOT 
USE THE YEAR BUILT 
SELECTED WHEN THE 
BUILDING SKETCH WAS 
ENTERED.

7. Selecting this button 
returns to the Units of 
Comparison. screen.

8. Populate this field if you are 
going to use reported income.

3. Highlight the group.
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8. THIS WILL NOT WORK IF YOU HAVE NOT 
POPULATED YOUR MODELS AND A 
COMMERCIAL NEIGHBORHOOD EXISTS 
WITH THIS PARCEL'S MODEL IN IT.  
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9. Selecting Values returns the 
Save Income Value screen 
enabling you to choose what you 
want to show up in the correlation 
of value screen.
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SECTION 3
1. Double Click to Access.

ENTERING REPORTED INCOME VALUE
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8. Select Reported Income/ Expenses.

9. The first time you select Reported 
Income and Expenses each year, you can 
choose the format and this screen won't 
come up again until a new Reported Year 
is selected.

2. Fill in the sq. ft. 
of Group: #1.

CALCULATES AUTOMATICALLY.
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NOTE: YOU CAN ONLY EDIT 
THE BLUE FIELDS.

12. Click this after you enter your gross 
reported income and all of your expense 
values. It populates the reconstructed Income 
column and is necessary to finish. 

11. Enter income value less vacancy.

10. Check
this on 
then 
when you 
highlight 
a field 
the 
expense 
% shows 
up here
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IMPORTANT!!!
NOTE: Effective Gross Income is DISPLAYED on the Summary of Valuation Methods screen (below).  But 

VALUES are calculated from the Net income on the Reported Income and Expenses screen. 

HANDY NOTES 
2. If you enter a number followed by 
a %, like 5%, it will return the whole 

number as in this example: 
management expense 5% = $1662.

HANDY NOTES
1. You can insert your own headings 

and lines using the INSERT drop down 
list at the top of this page.
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14. CHOOSE 
"Valuation 
Methods".

15. FOR THIS EXAMPLE WE WILL CHOOSE "Built up" METHOD. 
BUT YOU CAN SELECT THE METHOD THAT WORKS BEST FOR 
YOU.
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17. SELECT OK.

16. Populate the desired fields, but remember to go to another field that has 
already been changed before you select OK. If you simply make a change in a 
field then hit OK, your value will not save.

18.Choose 
Valuation 
Methods. 

V 7.4 INCOME ENTRY INSTRUCTION 14 of 18



The only purpose of this screen is to choose 
methods. For this example, we chose "Direct 

Capitalization". AND "Built Up".

This button will stay grayed out 
until you change Rate Methods.

NOTE:
If you get a 0 value here, go back to the 

"Reported Income and Expenses" screen. From 
the "Edit" drop down list, Click on "Copy 

reported PGI to Reconstr".  

This screen is mostly informational unless you are going to change to a different valuation method. 

19. Choose Cancel if 
everything looks good.
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22. IF YOU CHOOSE YES, HERE THE 
REPORTED INCOME WILL SHOW UP IN THE 
CORRELATION OF VALUE SCREEN. IF YOU 
CHOOSE NO, THE INCOME MODEL VALUE 
WILL STAY IN THE CORRELATION OF VALUE.

20. HIT OK to return to 
"Property Income 
Group screen".

21. Choose OK.
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CHOOSE THIS 
RADIO BUTTON IF 
YOU WANT THE 
"Reported 
Income" AS THE 
VALUE OF 
CHOICE.

Display the Correlation 
of Value.

Don't forget to Allocate.

...meanwhile back at the main screen
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                IF YOU NEED TO CHANGE BACK TO THE INCOME MODEL VALUE,  USE              
THE FOLLOWING STEPS:

THESE SETTINGS 
WILL CHANGE THE 
VALUE BACK TO THE 
MODEL VALUE "OK", 
OR "Cancel" WILL 
LEAVE THE 
REPORTED INCOME 
AS THE VALUE 
CHOICE.

Choose Values.
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